

































































CITY OF GRANTS PASS
PARKS & COMMUNITY DEVELOPMENT DEPARTMENT

AURELIA ZONING MAP AMENDMENT AND SUBDIVISION
FINDINGS OF FACT

Procedure Type: Type IV-B - City Council Decision w/Planning Commission
Recommendation

Project Numbers: 401-00100-19 & 104-00130-19

Project Type: Zoning Map Amendment (Rezone) & Tentative Subdivision Plan

Owner(s): Stephen Bivens, Miriam Burman, Melodi Hamilton, Dan Mulgrew,
Celeste A. Wilson

Representative: Celeste A. Wilson

Property Address: 1191 West Harbeck Rd.

Map and Tax Lot: 36-06-25-AD, TL 1200

Current Zoning: RR-5 (Josephine County) (Grants Pass UGB)

Proposed Zoning: R-4-2, High Density Residential (Grants Pass UGB)

Size: 4.44 acres

Planner Assigned: Bradley Clark

Application Date: December 16, 2019

Application Complete: February 24, 2020

Date of Staff Report: April 16, 2020

Planning Commission April 22, 2020

Hearing Date:

Continued Commission May 13, 2020 (continued due to COVID-19; provide for public review

Hearing Date: of the virtual hearing recording)

Date of Findings of Fact: May 27, 2020

120-Day Deadline June 23, 2020

Note: Bold Italic Text indicates text added by the Commission that was not contained in the
staff report. StrikeoutText indicates deletions made by the Commission.

L. PROPOSAL:

The proposed development is located within the City of Grants Pass Urban Growth Boundary
(UGB) and outside the existing city limits. It involves two separate but linked applications. The
first is a proposal to amend the City of Grants Pass Zoning Map by changing the existing
Josephine County, rural zone of RR-5 to a City of Grants Pass, urban zone of R-4-2 (High
Density Residential). As allowed under the Intergovernmental Agreement between Josephine
County and the City of Grants Pass, no annexation is being proposed at this time. The
development and public improvements would be constructed to City standards with an
accompanying Service and Annexation Agreement that provides irrevocable consent to
annexation at a later date.

The second application is a Tentative Subdivision Plan to divide the 4.4-acre parcel into 15
building lots and 3 common lots. The decision on this action, while typically a Type Ill procedure
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with Planning Commission approval, is contingent on the outcome of the Zoning Map
Amendment application, which is a City Council decision. Therefore, both applications will be
reviewed concurrently by the Planning Commission who will then make a formal
recommendation to the City Council on each item.

The applicant proposes the division of Tax Lot 1200 into 18 lots as follows:

Lot Number(s) Proposed Use
1-5 4-plex w/off-street parking & private open space
6 2-plex w/off-street parking & private open space
7-15 4-plex w/off-street parking & private open space
16’ Common open space lot
17° Private street (east side of Hungry Hill Dr.)
18’ Private street (west side of Hungry Hill Dr.)

*Note: Under Oregon Revised Statutes, private streets and common areas must be identified as a “tract”
and not a “lot”. This is a change that would come into effect at the time of a final plat.

The application proposes a total of 58 dwelling units: 14, 4-plex lots (56 units) and one duplex
lot (2), for a density of 13.2 dwelling units per acre. The proposed building lots range in size
from 5,044 sq. ft. (Lot 6) to 9,243 sq. ft. (Lot 5). The large common area on the eastern end of
the development adjacent to Allen Creek (Lot 16) is 26,929 sq. ft. (0.62 acres) and the two
private street lots are 3,153 sq. ft. (Lot 17) and 12,349 sq. ft. (Lot 18). The subdivision also
includes the dedication of 28,5219 sq. ft. of public right-of-way to provide access to and through
the site.

The proposed subdivision will be served by the extension of Hungry Hill Drive to the south in
alignment with the existing street north of West Harbeck Rd, a full half street improvement of
SW Allen Creek Road, and a new private street with sidewalks on one side. No direct lot access
to either Allen Creek or Harbeck is proposed. Public water and sewer utilities are proposed to
be extended from their current locations in both SW Allen Creek and West Harbeck Road. A
new onsite stormwater detention and treatment pond is proposed in Lot 16. There is also a 10-
foot wide irrigation easement along the southern boundary for the Grants Pass Irrigation District.

. AUTHORITY & PROCESS:

Section 2.020: Schedule 2-1; Sections 2.062, 2.063, and 2.064 of the City of Grants Pass
Development Code authorize the Planning Commission to review the applications at a duly
noticed public hearing and make a recommendation to the City Council. Section 2.066 grants
City Council the authority to approve, conditionally approve or deny a Type IV application after
receiving the findings and evidence from the Planning Commission.

Since this development involves a Type Il application procedure (Tentative Subdivision Plan of
more than 10 lots) and a Type IV application procedure (Zoning Map Amendment), both
applications will be processed using the Type IV process. The Tentative Subdivision Plan
cannot be acted on by the Planning Commission prior to or without the accompanying Zoning
Map Amendment application being approved.

Il CRITERIA:
The decision for the Zoning Map Amendment application must be based on the criteria
contained in Section 4.033 of the Grants Pass Development Code (GPDC). The decision for the
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tentative subdivision plan must be based on the criteria contained in Section 17.413 of the

GPDC.

Iv.

VL.

VIL.

PROCEDURE:

A.

Applications for a Zoning Map Amendment and a Tentative Subdivision Plan
were submitted on December 16, 2019 and deemed complete on February 24,
2020. The applications were processed in accordance with Sections 2.060 of the
Development Code.

Public notice of the April 22, 2020 hearing was mailed on April 1, 2020, in
accordance with Section 2.053 of the Development Code. A newspaper public
notice ran in The Daily Courier on April 10, 2020.

A virtual public hearing was held by the Urban Area Planning Commission
(UAPC) on April 22, 2020 to consider the request. Due to the COVID-19
pandemic and amended public hearing procedures, the hearing was continued
and a recording of the proceeding was made available for viewing until May 12,
2020. During the public comment period, the Parks and Community Development
Department received 1 written comment from the Fair Housing Council of
Oregon. The continued hearing occurred on May 13, 202. The Chair closed the
public hearing. After deliberating on the evidence, the Commission made their
decision to recommend approval of both applications to the City Council.

SUMMARY OF EVIDENCE:

A.

The basic facts and criteria regarding these applications are contained in the
Staff Report, which is attached as Exhibit “A” and incorporated herein.

The minutes of the two public hearings held by the UAPC on April 22 and May
13, 2020, attached as Exhibit “B”, summarize the oral testimony presented and
are hereby incorporated herein.

The PowerPoint given by staff is attached as Exhibit “C”. There was no
PowerPoint presentation made by the applicant.

GENERAL FINDINGS OF FACT:

The Urban Area Planning Commission found that based upon the testimony given at the
public hearings and the staff report, the proposal meets the criteria in Sections 4.033
and 17.413 of the Development Code based on the reasons stated in the findings
included below.

APPEAL PROCEDURE:

Final action on the proposal will be considered by the City Council. As such, the Planning
Commission recommendation is not subject to appeal. Section 10.060 of the Development
Code provides for an appeal of the City Council decision to the Oregon Land Use Board of
Appeals (LUBA) within twenty-one (21) days of the final written decision, as provided in ORS
197.830.
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VII. BACKGROUND AND DISCUSSION:
A. Characteristics of the Property:

1. Land Use Designation:
a. Comprehensive Plan:
b. Zoning District :

c. Special Purpose District:
2. Size:

3. Frontage:

4. Access:

5. Public Utilities:
a. Existing Utilities:

i. Water:

ii. Sewer:

iii. Storm:
b. Proposed Utilities:
i. Water:
ii. Sewer:
iii. Storm:
6. Topography:
7. Natural Hazards:

8. Natural Resources:

9. Existing Land Use:

a. Subject Parcel:

High Density Residential (HRR, City)
RR-5 (County)

Grants Pass Irrigation District
4.44 acres

West Harbeck Road (Collector), SW Allen Creek
Road (Arterial)

Existing driveway approach to West Harbeck Rd —

proposed to be closed; all new access is interior;
no direct lot access proposed

20-inch main in SW Allen Creek
12-inch main in W. Harbeck

10-inch main in SW Allen Creek

Sewer manhole in Hungry Hill Drive/Harbeck
intersection

Storm main along full W. Harbeck frontage
8-inch DIP main in new public streets; 4 service
lines trenched under W. Harbeck Road

8-inch PVC main in all new streets

On-site stormwater detention pond in common lot
Slightly sloped from west to east

None noted

Wetlands (along east boundary adjacent to Allen

Creek); identified as “High” ODF Fire Danger
Rating

Undeveloped
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IX.

b. Surrounding: North: Residential (R-3 zoning)
East: Residential (R-1-8 zoning)
South: Large lot, County residential (RR-5 zoning)

West: Large lot, County residential (RR-5 zoning)
B. Discussion:

Two Pre-Application reviews were held for this application between the applicant,
Celeste Wilson, and City of Grants Pass staff. The first meeting on October 23, 2019
reviewed an early iteration of the plan showing direct access to West Harbeck Road
from lots that front on Harbeck and a modified internal layout. Staff said direct lot
access would not be supported by the GPDC due to the number of driveways on to a
Collector street so the plan was amended to show vehicular access only being from
new public street approaches. The second Pre-Application review in December
reflected the amended layout, which was very similar to the current subdivision design.

Beginning at West Harbeck Road and extending south, SW Allen Creek Road is
currently under the jurisdiction of Josephine County. However, as part of implementing
its Master Transportation Plan, the City of Grants Pass and its engineering consultant
have spent several years creating a new street design for SW Allen Creek Road. The
half right-of-way width of 35 feet (from centerline) that is shown on the tentative plans is
based on this design work and the new street cross-section for this segment.

FINDINGS IN CONFORMANCE WITH APPLICABLE CRITERIA:

. For Zoning Map Amendments, Section 4.033 of the City of Grants Pass

Development Code requires that all of the following criteria be met:

CRITERION 1: The proposed use, if any, is consistent with the proposed Zoning
District.

Planning Commission Response: Satisfied. The proposed future use is 58 dwelling
units in the form of 14 four-plex buildings and one two-plex building on 4.4 acres. The
net density is approximately 22.5 du/acre. The proposed Zoning District is R-4-2, which
is defined in Section 12.125 of the GPDC as a district designed to “encourage,
accommodate, maintain and protect a suitable environment for residential living at higher
densities, and for professional uses that typically support residential areas. . .Maximum
densities in these districts are typically representative of 3-story housing such as
attached or multi-family.” Per Schedule 12-4a, the maximum density in the R-4-2 zone is
34.8 du/acre. The proposed multi-family use is found to be generally consistent with the
proposed R-4-2 zoning district.

CRITERION 2: The proposed Zoning District is consistent with the Comprehensive Plan
Land Use Map designation.

Planning Commission Response: Satisfied. The Comprehensive Plan Land Use Map
designation on the property is High Density (HRR). Schedule 12-1 of the GPDC
identifies the R-4-2, R-4-2-2, and R-5 as the allowable and corresponding zoning
districts for this designation. Therefore, the proposed R-4-2 Zoning District is consistent
with the HRR Comprehensive Plan designation.
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CRITERION 3: A demonstration that existing or proposed levels of basic urban services
can accommodate the proposed or potential development without adverse impacts upon
the affected service area or without a change to adopted utility plans.

Planning Commission Response: Satisfied. Basic urban services for a mid-sized
multi-family residential development are generally considered to include sanitary sewer,
domestic water, stormwater treatment, pedestrian and bicycle amenities, multi-modal
transportation, and electricity. As reflected on the Preliminary Utility and Grading Plans
prepared by KAS & Associates, municipal sewer, water and stormwater run along the
street frontage of the subject parcel, as do overhead power lines. There is an existing
sidewalk and bike lane along the full West Harbeck Road frontage and the applicant will
need to dedicate additional public right-of-way along the Allen Creek frontage of
sufficient width to install a vehicular travel lane, bicycle lane, and sidewalk. As noted on
page 4 of the Aurelia Subdivision Transportation Impact Analysis (TIA), Josephine
County Transit has an existing bus stop at the SE corner of Allen Creek Road and
Ramsey Street. Scott Chancey with Josephine County Transit confirmed that their
agency considers this adequate for this time to serve the proposed Aurelia Subdivision.
They are currently investigating the potential for expanded transit services in this
subarea.

CRITERION 4: A demonstration that the proposed amendment is consistent with the
functions, capacities, and performance standards of transportation facilities identified in
the Master Transportation Plan.

Planning Commission Response: Satisfied. The applicant submitted a detailed TIA
for the proposed subdivision that was prepared by Access Engineering LLC, dated
January 31, 2020. (See Exhibit 6.) The traffic engineer concluded that the development
will generate 413 daily trips, 29 trips in the AM peak hour and 37 trips in the PM hour.
The 5-year crash study found three property damage crashes in the study area and the
operational and queuing analyses found no capacity or queuing problems at the three
intersections within the study (see page 6 of TIA). One year after opening the project,
the TIA determined that the Level of Service at the Allen Creek / West Harbeck Road
intersection would remain at a LOS C, which is an acceptable level under City of Grants
Pass standards. A LOS C allows for a maximum 15-25 second delay at a stop sign. No
off-site traffic mitigation measures were found to be necessary as a result of the
development.

The City’s traffic engineer reviewed the Access Engineering TIA and concurred with their
conclusions. (See Exhibit 7.) Since this project involves a rezone, he required a
supplemental analysis to be prepared in order to comply with Oregon’s Transportation
Planning Rule (TPR). This rule (OAR 660-12-0060) requires additional measures to be
put in place if it is determined that a zoning map amendment would significantly affect an
existing or planned transportation facility. Access Engineering prepared this TPR
analysis and it is attached as Exhibit 8. Their analysis found that the site will increase
traffic on West Harbeck Road by 3% in the AM peak and 4% in the PM peak hour and
on Allen Creek Road to the north it will increase by 2.6% in the AM peak and 4.2% in the
PM peak. These volumes were not found to exceed the maximum Average Daily Traffic
(ADT) of the Arterial classification of Allen Creek Road or the Collector classification of
West Harbeck Road.
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CRITERION 5: The natural features of the site are conducive to the proposed Zoning
District.

Planning Commission Response: Satisfied. The site is relatively flat and sparsely
vegetated for the first 450 feet (two-thirds) from Allen Creek Road to the east. The
eastern third of the site has a heavier concentration of trees and also slopes downward
towards Allen Creek, which courses along the east boundary and is identified as
salmonid habitat and as wetlands. A small portion of the stream channel encroaches into
the parcel’s east boundary. A copy of the Pre-Application subdivision concept plan was
submitted to the Oregon Department of State Lands (DSL) for review and comment on
habitat and wetlands mitigation in November 2019. DSL responded on December 4,
2019 and confirmed the presence of hydric soils and potential wetlands. (See Exhibit 5.)
The subdivision plan incorporates Allen Creek and its associated wetlands into a 0.62-
acre common open space lot (Lot 16), including a 60-foot buffer between the centerline
of the creek and the nearest portion of the proposed development. The proposed R-4-2
zone allows for residential development to be more densely concentrated while also
protecting the natural stream feature of the site.

CRITERION 6: The proposed zone is consistent with the requirements of all overlay
districts that include the subject property.

Planning Commission Response: Not Applicable. The property is not located within
any special overlay districts. There was an Advanced Finance District (AFD) (Ordinance
No. 5364) associated with this tax lot which began July 2006. However, since the lot was
not in the UGB at the time the AFD was formed, the terms of the AFD do not apply.

CRITERION 7: The timing of the zone change request is appropriate in terms of the
efficient provision or upgrading of basic urban services versus the utilization of other
buildable lands in similar zoning districts already provided with basic urban services.

Planning Commission Response: Satisfied. The aim of this criterion is to help ensure
that the City does not rezone property to a more intensive land use before it is shown
that any new use can be adequately served with basic urban infrastructure. The criterion
also calls for an examination of the availability of buildable lands that already have urban
services that may be utilized before property is rezoned. This type of analysis is
particularly pertinent for land outside the city limits. As reflected on the Preliminary Utility
Plan, sanitary sewer, water, stormwater, power, and sidewalks are all contiguous to the
subject parcel and, according to the Public Works Department, have available capacity
to accommodate the proposed 58 dwelling units. Within this southern area of the city
that is south of Redwood Highway and west of Highway 238, there are a few other
parcels with existing R-4-2 zoning that are already annexed. They are primarily situated
along SW Ramsey Avenue and SW Grandview Avenue near the Asante medical
complex. While most of the R-4-2 parcels are built-out, there are a few vacant and
buildable parcels, one of which is owned by the City (corner of Nebraska and Ramsey).
All of the R-4-2 parcels in this area are smaller than the subject parcel. The closest
comparable parcel (360530BA000301) is 4.27 acres in size located near the intersection
of Williams Hwy and Grandview Avenue. However, it is owned by Asante and not
available for multi-family development at this time.

The City is in the process of finalizing its Master Transportation Plan (anticipated
adoption in early Summer 2020) which will trigger the upzone of properties in the Zoning
Transition Overlay. A rezone of the County-zoned properties in the Urban Growth
Boundary will be completed by the City around the end of the year. It is the City’s
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preference to rezone all UGB properties under a single, area-wide application rather
than have individual parcels file separate applications. It is more efficient and allows for
a more comprehensive review of neighborhoods and rezone impacts. However, given
the availability of urban services to the subject parcel and given the urgent need for new
multi-family housing in the city, staff finds that this criterion is satisfied.

CRITERION 8: In the case of rezoning from the Urban Reserve District, that the criteria
for conversion are met, as provided in Section 4.034.

Planning Commission Response: Not Applicable. The subject property is not located
within an Urban Reserve District so this criterion does not apply.

B. For Tentative Subdivision Plans, Section 17.413 of the City of Grants Pass
Development Code requires that all of the following criteria be met:

CRITERION (1): The plan conforms to the lot dimension standards of Article 12, the
base lot standards of Section 17.510, and the requirements of any applicable overlay
district.

Planning Commission Response: Satisfied with conditions. All lots meet the
minimum width and lot size requirements of the R-4-2 zone (5,000 sq. ft.). No lots
exceed the maximum lot width and width to depth ratios (Section 17.511), lots are
arranged such that there will be no difficulties in obtaining building permits for typical
permitted uses (Section 17.512) and side property lines run at right angles to the street it
faces (Section 17.514).

The minimum exterior side setback of 10 feet required in Schedule 12-5 is not currently
met for Lots 6 and 7, which show 9-foot setbacks and a 9-foot CUE. As a condition of
development, the applicant will need to submit future Major Site Plan applications on
Lots 6 and 7 that adjust this building setback to comply with the minimum 10 foot exterior
yard dimension. No Variance application was filed to reduce this setback and a Variance
is not expected to meet the required criterion for this development.

Lots 5 through 8 are ‘through lots’ as defined in Section 17.513 and in Article 30
because they have front and rear property lines that front on a public and private street.
Through lots shall be avoided except where necessary to provide separation of
residential developments from Collector or Arterial streets or to overcome disadvantages
of topography and/or orientation. This parcel has frontage on both an Arterial (Allen
Creek) and a Collector (Harbeck) street. Direct lot access to either of these streets is
deemed a hazard. The parcel also has development limitations due to the wetlands on
the eastern boundary and its long east/west orientation. In order to help achieve the
Comp Plan designation of high density residential, staff finds that allowing these 4 lots (5
through 8) as through lots is an acceptable exchange for limiting approaches and
protecting the wetlands.

There are no applicable overlay districts for this development.

CRITERION (2): When required, the proposed future development plan allows the
properties to be further developed, partitioned, or subdivided as efficiently as possible
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under existing circumstances, in accordance with requirements for typical permitted uses
in the applicable zone and comprehensive plan district, and in conjunction with other
development in the neighborhood.

Planning Commission Response: Not Applicable. A future development plan is
required whenever a property is proposed to be subdivided and there is the potential for
additional division of the property in the future (Section 17.541). For a lot to be dividable
in the R-4-2 it would need to be at least 10,000 sf in size. The largest proposed building
lot is 9,243 sf, so no future development plan is required.

CRITERION (3): When one is required or proposed, the street layout conforms to the
applicable requirements of the adopted street plans, meets the requirements of Article
27 and other applicable laws, and best balances needs for economy, safety, efficiency
and environmental compatibility.

Planning Commission Response: Satisfied with Conditions. Section 27.051
requires new development to conform with and provide for the extension and
construction of streets in conformance with Article 27. Section 27.123(e) requires local
access streets to be 26 to 34 foot wide roadways within a 46 to 58 foot right-of-way. The
proposed Tentative Subdivision plan shows the two new public streets in the subdivision
as 26 feet wide in a 48-foot right-of-way, which comply with this standard. As a condition
of approval, all conditions in the Public Works Staff report regarding public street
improvements shall be met. (See Exhibit 9.)

The parcel has an existing driveway approach off W. Harbeck Rd. Schedule 27-3
requires 60-72 feet of right-of-way for a Collector Street. The current right-of-way width is
60 feet. No additional improvements to the W. Harbeck Road street section are required.
However, as a condition of approval, street trees shall be planted in the existing planter
strip along the W. Harbeck Road street frontage.

Alien Creek Road is classified as an Arterial Street. Schedule 27-3 requires 70 feet of
right-of-way for Arterials. As a condition of approval, property will need to be dedicated
along the Allen Creek Road frontage to accommodate additional right-of-way width and
future street widening.

The proposed Tentative Subdivision plan proposes to create a private street to serve as
primary access to Lots 1 -4 and Lots 14 and 15. Section 27.105(2) allows private streets
that serve more than 10 dwelling units if the street is in a multi-family residential
development. This project is proposed as a multi-family development. The private street
is proposed with 22 feet in paved access width, sidewalks on the north side. The private
street length is broken into a 170-foot segment, a 215-foot segment, and a 115-foot
segment. Section 27.123(12)(c) requires all private streets over 150 feet in length to
provide a cul-de-sac or hammerhead turnaround that meets the standards of the Public
Safety Department. The Fire Marshal’s written comments are shown in Exhibit 10 and
they do not specifically address the private street design. However, the Fire Marshal
stated in the Site Plan Review meeting that the proposed emergency access with
removable bollards on SW Allen Creek Road is an acceptable alternative for the 170-
foot section on the west end of the street. The 215-foot segment has public turnarounds
at both the east and west ends. As a condition of approval, the applicant shall coordinate
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the private street emergency access design with Public Works and Public Safety and
construct the bollards per Public Safety standards.

As a condition of approval, a minimum of 10 ft. C.U.E shall be provided along all street
frontages in accordance with Section 9.01.010 of the Municipal Code.

The Master Parks and Recreation Plan shows a multi-use trail along Allen Creek.
Several segments of the trail have already been paved and constructed both north and
south of the subject property. One improved access point to the Allen Creek is currently
located directly across W. Harbeck Road from this site, just east of Hungry Hill Drive.
The City’s plan is to extend the Allen Creek Trail in the future as easements are obtained
and funding is secured to construct this public recreational amenity. As a condition of
approval, the applicant shall provide a minimum 10-foot wide public pedestrian
easement located adjacent to the west side (top of bank) of Allen Creek.

CRITERION (4): The proposed utility plan conforms to the applicable requirements of
adopted utility plans, the requirements of Article 28 and other applicable laws, and best
balances needs for economy, safety, efficiency and environmental compatibility.

Planning Commission Response: Satisfied with Conditions. All land use and
development within the Grants Pass Urban Growth Boundary, as described in Section
28.013 shall extend basic urban services along the full length of all portions of the
subject property fronting a public right-of-way, consistent with the requirements of Article
28. The applicant is requesting an exemption from the requirement to extend sanitary
sewer across the full West Harbeck Road frontage since no dwelling units will ever
require or need to connect to that portion of the main. Existing units to the north and
west of the subject site have existing sanitary sewer connections and there are no other
vacant parcels. In Condition #4.a. of his staff report, the City Engineer has required the
applicant to provide a written clarification for this requested exemption.

As a condition of approval, the applicant shall comply with all conditions found in the
Public Works Staff Report.

CRITERION (5): The tentative plan allows for the preservation or establishment of
natural features or the preservation of historic features of the property, and allows
access to solar energy to the extent possible under existing circumstances, including:

(a) Providing the necessary information to complete the tree chart identified in
Section 11.041.

Planning Commission Response: Satisfied with Conditions.

The applicant submitted a “Preliminary Landscaping Plan” (attached as part of Exhibit
3). The document includes a submittal requirement required per Section 11.040 at the
time of submittal of a Tentative Plan. In addition, the plan meets the criteria of an
Existing Tree Canopy Cover and Tree Protection Plan in conformance with Section
11.050. As a condition of approval, prior to recording of the Final Plat, the applicant must
submit a “Tree Re-vegetation Plan”, prepared by a Tree Professional, in accordance with
Section 11.060 which displays percent coverage per lot in conformance with the required
15 percent to 20 percent coverage requirement.
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As a condition of approval, the applicant shall pay a tree deposit of $300 per lot in
compliance with Section 11.060(2). The money will be available for future installation
trees in accordance with the Tree Re-vegetation Plan and other standards found in
Section 11.060(2).

As a condition of approval, all future building permits shall reflect the Tree-Revegetation
Plan.

(b) No cuts shall result in retaining walls greater than 15 feet high in a single wall from
the finish grade or create any un-retained slopes greater than 100%.

(c) No fills shall result in a retaining wall within the required setback from a property
not included in the development plan greater than 6 feet in height from the finish
grade or create any slopes which are greater than 100%.

Planning Commission Response: Satisfied. The site is mildly sloping and no
retaining walls, cuts, or fills are proposed or expected.

Solar lot design standards apply to all proposed subdivisions in residential zones per
Section 22.631. Solar lot standards found in Section 22.632 requires that 80% of the
proposed lots have a north-south dimension of at least 80. As 100% of the proposed lots
exceed 80 feet in their north-south dimension the proposed tentative plan meets solar lot
design standards.

CRITERION (6): The plan complies with applicable portions of the Comprehensive
Plan, this Code, and state and federal laws.

Planning Commission Response: Satisfied with Conditions. There is a potential
wetland on the eastern edge of the property adjacent to Allen Creek. The Oregon
Department of State Lands (DSL) performed a preliminary review of the site and
submitted a written response that contains advisory language. (See Exhibit 5.) Section
24.530 of the GPDC establishes 4 wetland classifications. Although the application
acknowledges the presence of potential wetlands, there was no site-specific wetlands
study or delineation submitted with the application. This report requests the applicant
submit a copy of the DSL and/or Army Corps permit or a letter confirming that no fill or
removal permit is required.

Article 22 contains residential development standards for multi-family dwelling
construction types. As a condition of approval, all future structures on Lots 1 — 15,
except Lot 6, will need to submit and receive approval of a Major Site Plan application
prior to building permit application. The duplex on Lot 6 will need to submit a Minor Site
Plan application. All standards in Article 22 will need to be complied with at the time of
Site Plan application. Sect. 22.102 requires a minimum of 15% recreational and 15%
pervious open space, or 30% of the total area, for multi-dwelling projects. Sheet No. 1 of
the submittal shows the open space area as exceeding 30% on Lots 1 through 15. A
detailed landscape plan will need to be submitted with each Site Plan application
demonstrating compliance with the minimum recreational and pervious open space
standards of Article 22. As a condition of approval, the applicant must submit a
maintenance plan for the open space on Lot 16. This may be part of the CC&Rs. With

Findings of Fact: Urban Area Planning Commission
File: 401-00100-19 & 104-00130-19
Aurelia Zoning Map Amendment & Subdivision PAGE 11



the submittal of the Tentative Subdivision plan and the burden of proof, the applicant is
demonstrating compliance with all applicable Grants Pass Comprehensive Plan,
Development Code requirements, and state and federal laws given the conditions of
approval stated below.

Per the adopted Oregon Specialty Codes, any residential structure containing 3 or more
dwelling units must contain a fire sprinkler system unless an alternate construction type
is used, as permitted by the Building Official. The application narrative states the
fourplex structures will comply with the Oregon Specialty Code requirements.

As a condition of approval, in order to ensure consistent and uniform design and
maintenance of the 4-plex structures (which may be developed and owned separately),
the applicant must submit and record CC&Rs for all lots in the subdivision that, at a
minimum, address exterior building colors, siding and roofing materials, off-street
parking, minimum landscape standards, maintenance of the open space tracts, private
street, and related design standards.

As conditioned below, the applicant will need to enter into a Service and Annexation
Agreement (SAA) to ensure City of Grants Pass utilities are extended and utilized to
serve the development.

X. DECISION AND SUMMARY:

e The Urban Area Planning Commission RECOMMENDS APPROVAL of the
request for the Zoning Map Amendment to the City Council. Commissioner
Heesacker motioned and Commissioner Collier seconded to recommend
approval and requested that staff prepare a Goal 10 housing analysis for the City
Council. The vote was 6-0 with Commissioners Coulter, Arthur, Heesacker,
Collier, Tokarz-Krauss and Aviles voting in favor. Commissioner Mclntire was
absent.

e The Urban Area Planning Commission RECOMMENDS APPROVAL of the
Tentative Subdivision Plan to the City Council with the conditions below.
Commissioner Heesacker motioned and Commissioner Collier seconded to
recommend approval. The vote was 6-0 with Commissioners Coulter, Arthur,
Heesacker, Collier, Tokarz-Krauss and Aviles voting in favor. Commissioner
Mclntire was absent.

Tentative Subdivision Conditions of Approval:

A. The following must be accomplished within 24 months of the Planning
Commission’s Decision and prior to issuance of a Development Permit.
The Director may, upon written request by the applicant, grant up to two
extensions of the expiration date of six months each.

(Note: A Development Permit is required in order to obtain a grading
permit):

Findings of Fact: Urban Area Planning Commission
File: 401-00100-19 & 104-00130-19
Aurelia Zoning Map Amendment & Subdivision PAGE 12



1. Submit a revised Tentative Plan, prepared by a Professional Land Surveyor
in accordance with Section 17.311, including the following:

a. A minimum 10 ft. C.U.E provided along all street frontages. If an
exception is requested, submit letters from all franchise utilities and
Public Works stating the C.U.E. is not necessary.

b. Detailed drawing of the emergency vehicle access design, including
bollards, at the west terminus of the private street. Coordinate the
private street emergency access design with Public Works and Public
Safety and construct the bollards per Public Safety standards.

¢. Re-number the private streets and common area(s) as tracts, not
lots.

d. Provide a minimum 10-foot wide public pedestrian easement located
adjacent to the west side (top of bank) of Allen Creek.

2. Provide all requirement submittals and meet standards found in the Public
Works memo.

3. Provide approval from the County Surveyor’s Office for subdivision name.

4. Submit a detailed landscaping and irrigation plan in compliance with Section
23.041 and 23.042, including the street trees to be planted in the existing
planter strip along W. Harbeck Road.

5. Enter into a Service and Annexation Agreement (SAA) with the City of Grants
Pass.

6. Provide a copy of all approved wetland mitigation permits or a letter stating
no wetlands mitigation is required from DSL, ACOE, ODEQ, and/or any other
agency with jurisdiction prior to the granting of a development permit.

B. The following must occur prior to Final Plat approval:

1. Submit recorded CC&Rs for the subdivision that, at a minimum, address
exterior building colors, siding and roofing materials, off-street parking,
minimum landscape standards, maintenance of the open space lots, private
street, and related design standards.

2. Submit a maintenance plan for the open space area. This may be part of the
CC&Rs.

3. Provide all requirement submittals and meet standards found in the Public
Works Staff report.

4. Pay a tree deposit of $300 per lot in compliance with Section 11.060(2). The
money will be available for future installation trees in accordance with the
Tree Re-vegetation Plan and other standards found in Section 11.060(2).

5. Submit a Tree Re-vegetation Plan, prepared by a Tree Professional, in
accordance with Section 11.060.
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6. Provide a land division guarantee issued by a title company.

7. Street names and traffic control signs shall be installed by the City Engineer
Section 27.121(14) and Section 27.121(15).

8. Ifindividual lots were graded as part of the grading permit for the subdivision,
provide a map of those lots with new building pads and include the
dimensions of the area graded.

9. All adjacent streets shall be swept regularly during construction.
10. Pay all engineering inspection fees due.

11. Submit a final plat in accordance with Section 17.422 of the City of Grants
Pass Development Code. Incorporate any modifications or conditions
required as part of tentative approval. A professional land surveyor must
survey the subdivision. A plat check by the City Surveyor and payment of
appropriate fees is required. Failure to comply with this condition will nullify
the approval of the Tentative Plat.

12. After all signatures are obtained, the plat must be recorded with the
Josephine County Recorder within 30 days. The subdivider shall file one print
of the recorded plat with the Parks and Community Development
Department. Failure to do so will nullify plat approval.

C. The following shall be accomplished at the time of development of
individual lots in the subdivision:

Note: The following conditions are not all-inclusive and are provided for the
information of the applicant.

1. All future structures on Lots 1 — 15, except Lot 6, must submit and receive
approval for a Major Site Plan application prior to building permit application.
The duplex on Lot 6 will need to submit a Minor Site Plan application.

2. Submit Major Site Plan applications on Lots 6 and 7 that adjust the building
setback to comply with the minimum 10-foot exterior yard dimension.

3. All design standards in Article 22 will need to be complied with at the time of
Site Plan application for Lots 1-5 and Lots 7-15.

4. Future Development of lots shall comply with adopted City standards at time
a future submittal is deemed complete. Standards at time of a future
submittals deeming of condition shall override any of the below conditions.

5. Comply with the Uniform Fire and Building Codes.

6. Development of lots shall be in accordance with solar standards.
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7. All future development shall reflect the Tree-Revegetation Plan.

8. Payment of all System Development Charges due; including, but not limited
to, water, storm, sewer, parks and transportation.

9. Future Development of lots shall comply with Article 24: Environmental
Standards of the Development Code.

10. During Construction on new development sites that are without paved
surfaces the developer shall take appropriate measures to suppress the dust,
primarily by wetting the travel surfaces, in and around, the construction site in
accordance with Section 24.253.

11. Each lot shall conform to Article 25; Parking and Loading Standards

12. Prior to occupancy, driveways and parking and maneuvering areas shall be
paved in accordance with the requirements of the Development Code.

13. Driveways shall be in compliance with Section 27.121(11).
14. Each lot shall have separate utility services.
15. All utilities shall be placed underground.

16. Install landscaping in accordance with the approved landscape plan (Section
23.031 ~ Residential Front Yard).

17. Submit lot drainage plans for approval on all building plans.

18. Developed or undeveloped building lots will need to be maintained for weed
and grass control throughout the year.

19. Provide addresses visible from the public right-of-way.

20. Gravel driveway approaches and other erosion and track out control
measures shall be in place during construction of individual lots.

Vill. FINDINGS APPROVED BY THE URBAN AREA PLANNING COMMISION this 27" day
of May, 2020.

Jim Coulter, Chair
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